
TOWN OF COTTAGE GROVE
PUBLIC HEARING AND JOINT TOWN BOARD/PLAN COMMISSION MEETING
JANUARY 24, 2018
 

PUBLIC HEARING – COMPREHENSIVE REVISION OF DANE COUNTY ZONING ORDINANCE

 1. Notice of the public hearing was posted at the Town Hall and on the Town’s internet site.  Town 
Board and Plan Commission members were present as listed below, along with Clerk Kim 
Banigan, Town Planner Mark Roffers, Dane County Senior Planner Pam Andros, and others as 
listed on the sign in sheet available in the Clerk's office.  The public hearing began at 7:00 P.M.

 2. Andros presented hard copies of both the current and proposed zoning code to Town Board and 
Plan Commission members, and used a PowerPoint to compare and contrast the current land use 
descriptions to their replacements in the proposed new ordinance.  She also had brought along 
maps showing the current and proposed zoning districts in the Town, and said the Town should 
review and provide the County with input on them within a month or so.  All of the information 
presented tonight is available on the County's web site, including a tool to allow property owners to
zoom to their parcel to see what their proposed new zoning would be.  The Town can decide how 
individual property owners should be notified of the proposed changes, including the option of a 
postcard to each property owner.  Once the County adopts the new ordinance, Towns will have one
year to either adopt it, adopt their own zoning code, or have no zoning.

 3. The public hearing ended at 8:09 P.M.

JOINT TOWN BOARD/PLAN COMMISSION MEETING

 1. Notice of the meeting was posted at the Town Hall and on the Town’s internet site. 

Town Board Members present:  Chair Kris Hampton, Supervisors Mike Fonger, Steve Anders, 
Kristi Williams, and Mike DuPlayee.

Plan Commission Members present:  Chair Kris Hampton, Steve Anders, Phil Bultman, Wilmer 
Larson, and Jerry Meylor.

Others present: Clerk Kim Banigan, Town Planner Mark Roffers, and others listed on sign-in 
sheet.

 2. Chair Kris Hampton called the Town Board and the Plan Commission to order at 8:09 P.M.

 3. Approve minutes of the previous meetings (Plan Commission): MOTION by Anders/Meyler to 
approve the minutes from the December 21, 2017 meeting as printed.  MOTION CARRIED 5-0.

 4. Public Concerns:  None.

 5. Consider/Adopt motion to move into closed session per Wis. Stats. 19.85(1)(e) for deliberation, 
negotiation or conducting specified public business whenever competitive or bargaining reasons 
require a closed session: Strategy for boundary negotiations:  

For the Plan Commission:  MOTION by Meylor/Bultman to move into closed session for the 
reason stated above.  MOTION CARRIED 5-0 BY ROLL CALL VOTE.

For the Town Board:  MOTION by DuPlayee/Williams to move into closed session for the reason
stated above.  MOTION CARRIED 5-0 BY ROLL CALL VOTE.

Roffers and Banigan also remained for the closed session, all others left. The closed session began 
at 8:15 P.M.

 6. Consider/Adopt motion to reconvene to open session to take any action necessary from closed 
session.

For the Plan Commission:  MOTION by Anders/Larson to reconvene to open session.  MOTION 
CARRIED 5-0 BY ROLL CALL VOTE.
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For the Town Board:  MOTION by DuPlayee/Williams to reconvene to open session.  MOTION 
CARRIED 5-0 BY ROLL CALL VOTE.

The closed session ended at 9:09 P.M. and there was no resulting action.

 7. ADJOURNMENT:  

For the Plan Commission: MOTION by Anders/Meylor to adjourn. MOTION CARRIED 5-0.

For the Town Board:  MOTION by DuPlayee/Williams to adjourn.  MOTION CARRIED 5-0.  
The meeting was adjourned at 9:10 P.M.

Submitted by:  Kim Banigan, Clerk
Approved by the Plan Commission on 02-28-2018    
Approved by the Town Board on 03-05-2018   
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TOWN OF COTTAGE GROVE
PLAN COMMISSION
FEBRUARY 28, 2018
 

 1. Notice of the meeting was posted at the Town Hall and on the Town’s internet site.  A quorum was
present with Kris Hampton, Jerry Meylor, Phil Bultman, Steve Anders, Dave Muehl and Wilmer 
Larson in attendance. Town Clerk Kim Banigan was also present.

 2. Chair Kris Hampton called the meeting to order at 7:00 P.M.

 3. Approve minutes of the previous meetings: 

 a) MOTION by Anders/Bultman to approve the minutes from the January 24, 2018 open session 
meeting as printed.  MOTION CARRIED 5-0-1 (Muehl abstained).

 b) MOTION by Anders/Bultman to approve the minutes from the January 24, 2018 closed 
session as printed, and to keep them closed.  MOTION CARRIED 5-0-1 (Muehl abstained).

 4. Public Concerns:  None.

 5. Discuss and consider blanket rezone to implement amendments to the Town of Cottage 
Grove/Dane County Comprehensive Plan and Dane County Farmland Preservation Plan.  Includes 
parcels 0711-292-8810-5, 0711-292-8760-6, 0711-292-8820-3 and 0711-292-8500-0, all on 
Wittewood Lane.  All property is currently zoned non-conforming A-1(EX) and is proposed to be 
rezoned to conform with current use and planning:  

• Dave, Bob and Andrew Witte were in attendance, and Dave stated they wanted to be clear that 
their intentions are still for residential development of parcel 0711-292-8500-0.  It was explained
that this blanket rezone is needed to make the zoning of the parcel compliant with the recent 
Comprehensive Plan update, which did place the parcel in the Neighborhood Development 
planning district at the Witte's request.  But since this planning district is not qualified for 
Farmland Preservation credits, the parcel must be rezoned away from A-1EX.  

• Kathryn Kersels, owner of parcel 0711-292-8760-6 at 2881 Wittewood Lane, was present with 
her daughter Sydney.  They explained that they currently have 13 chickens, which would not be 
allowed under the proposed R-1A zoning, which would only allow for 6.  They also keep bees, 
which would not be allowed under R-1A.  She asked if the chickens and bees could be 
grandfathered in under their ownership.  She also noted that her property is slated to change to 
SFR-1 under the proposed revision to Dane County's Zoning Ordinance, and asked if it could be 
RR-1 instead, which would allow for up to 8 chickens and the bees.

MOTION by Hampton/Anders to approve the blanket rezone as proposed, including the following
parcels:

• #0711-292-85810-5 – A-1EX to R-1 for 0.76 acres

• #0711-292-8760-6 – A-1EX to R-1A for 1.50 acres

• #711-292-8820-3 – A-1EX to R-1 for 0.77 acres

• 14.24 acres from #0711-292-8500-0 from A-1EX to A-2(8).

The commission has no problem with the Kersels keeping the chickens (no roosters) and bees as 
long as there are no complaints from neighbors.   MOTION CARRIED 6-0.

 6. Discuss and consider new Town zoning map proposed by the Comprehensive Revision of the Dane
County Zoning Ordinance:  Paper copies of the “before” and “after” zoning had been provided in 
advance to commission members and were on display.  In addition, Banigan projected Dane 
County's online map showing the “before” and “after” zoning, and the commission discussed 
zoning in the Town section by section.  Notes were made on the paper copy of the “after” map 
about any concerns the commission had.  Kersel's property was indicated to change to RR-1 as 
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discussed above.  Most other notes were related to proposed changes of A-1EX lands to NR-C,  as 
this would take these lands out of Farmland Preservation credit eligibility.  Several commercial 
properties were flagged with questions about whether they are actually being used commercially, 
or could the commercial zoning be removed or restricted.  The Hamlet districts caused some 
confusion and consensus was that they are probably not of much use to the Town.  Hampton and 
Banigan will share the commission's comments with County staff.

 7. ADJOURNMENT:  MOTION by Hampton/Anders to adjourn.  MOTION CARRIED 6-0.  The 
meeting was adjourned at 9:00 P.M.

Submitted by:  Kim Banigan, Clerk

Approved 03-28-2018        
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PLAN COMMISSION
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 1. Notice of the meeting was posted at the Town Hall and on the Town’s internet site.  A quorum was
present with Kris Hampton, Jerry Meylor, Phil Bultman, Steve Anders, Dave Muehl and Wilmer 
Larson in attendance. Town Clerk Kim Banigan was also present.

 2. Chair Kris Hampton called the meeting to order at 7:00 P.M.

 3. Approve minutes of the previous meetings: MOTION by Bultman/Meylor to approve the minutes 
from the February 28, 2018 meeting as printed.  MOTION CARRIED 6-0.

 4. Public Concerns:  None.

 5. Discuss/Consider approval of additional conditions as approved by the Dane County ZLR 
committee for Conditional Use Permit #2405, Expansion of Rocky Rights, LLC mineral extraction 
site at 2294 US Highway 12 & 18:  It was noted that conditions number 26 and 30 proposed by the 
ZLR were identical.  Hampton asked if comission members had any problems with the suggested 
conditions.  Anders took issue with the phrase “dust free” in condition 13, expressing concern that 
the least little dust will result in complaints.  He said unless it is maintained as a mud pit, some dust
is inevitable, and reasonableness is the key.  Atty Buck Sweeney, representing Rocky Rights, LLC,
said this was discussed and is on record with Dane County, and said that the phrase “dust free 
manner” is enough of a modifier to address the reasonableness.  MOTION by Anders/Bultman to 
approve the conditions as approved by the Dane County ZLR.  MOTION CARRIED 6-0.

 6. Annual Review of SmartGrowth Comprehensive Plan:

 a) Discuss/Consider the following landowner requests for changes to the future land use map:

• Larry Skaar – requesting that 25.34 acres of parcel 0711-332-9002-0 at 3287 Field View 
Ln. be moved from the Commercial Development Area to the Neighborhood 
Development Area:  Mr. Skaar stated that the farm buildings have already been parceled 
off, and he thinks he has 3 RDUs remaining.  His timeframe for development is 2-3 
years.  It is poor ag land, and he acknowledged that drainage is an issue.  The number of 
homes would depend on engineering and stormwater.  Written recommendations from 
Town Planner Mark Roffers were reviewed by the commisson (Appendix A), which 
included  points to support the request along with disadvantages, one of which was the 
use of dead end streets or cul-de-sacs.  He recommended that if the proposal is to move 
forward, efforts should be made to provide for a second access.  Mr. Skaar said he had an
egress at the north west corner of the parcel at one time, but it disappeared when Wesley 
Skaar put in the lots at the end of Fieldview Lane.  MOTION by Muehl/Anders to 
recommend changing the future land use of the entirety of parcel  0711-332-9002-0, and 
0711-332-9610-0 containing the parceled off farm house, to Neighborhood Development,
with instructions to work on regaining the egress in the north west corner before 
development occurs. MOTION CARRIED 6-0.

• Windsor Quarry, LLC – requesting that parcels 0711-183-8000-7, 0711-183-8500-2, 
0711-183-9000-5 and 0711-183-9500-0, totaling 116.8 acres, be moved from the 
Agricultural Preservation Area to the Neighborhood Development Area.  It was noted 
that the agenda item overstated the actual request, which is to move only 33.8 acres into 
the Neighborhood development area to develop up to 18 lots.  The remainder of the 116.8
acres would be deed restricted to provide the RDUs for the development.  This is a repeat
of the request that was made last year but denied by the Town Board.

◦ Attorney Mike Lawton represented Windsor Quarry, LLC, and suggested that 
development of this property would provide a buffer to future higher density 
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development in what is now the Town of Blooming Grove but is soon to become part 
of the City of Madison.  

◦ Written recommendations from Town Planner Mark Roffers were reviewed (see 
Appendix A), which included several reasons why the request is inconsistant with the 
Town's visions and policies.

◦ Debra Tomesh, 3990 Vilas Hope Road, spoke in opposition, asking if this is allowed, 
will others in the area be allowed to do the same thing?  She suggested that since 
phase A of Madison's Yahara Neighborhood plan is dated in 2027, there is no rush 
and the Town has time for some strategic planning in this area.

MOTION by Anders/Muehl to recommend re-designating the 33.8 acres to future 
Neighborhood Development, subject to a legal description since it does not follow parcel 
lines.  MOTION CARRIED 6-0. 

The Town Planner will be directed to draft a revised Future Land Use Map and resolution 
recommending its adoption for the commission to consider at the April 25, 2018 meeting.

 b) Other revisions suggested by commission members and/or planning consultants:  None.

 7. ADJOURNMENT:  MOTION by Muehl/Anders to adjourn.  MOTION CARRIED 6-0.  The 
meeting was adjourned at 8:07 P.M.

Submitted by:  Kim Banigan, Clerk
Approved 04-25-2018        
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To: Town of Cottage Grove Plan Commission 

From: Mark Roffers, Town Planner 

Date: March 22, 2018 

Re: Proposed Comprehensive Plan Amendments 

 
This memo summarizes, describes, and assesses requested Town Comprehensive Plan 
amendments in this year’s cycle.  The next step is for the Plan Commission to initiate any 
proposed Plan amendments from these requests, at which point the Clerk would schedule an 
opportunity for public input and formal Plan Commission recommendation.  Under Statutes, 
this would be done by Plan Commission approval of a resolution.  Town Board approval would 
then be required.   

This winter, the Town received requests from land owners to redesignate two different areas 
on Map 10:  Future Land Use.  Both requests are to amend the future land use designations 
from the “Agricultural Preservation Area” to the “Neighborhood Development Area.”  The 
Neighborhood Development Area sets the stage for future requests for residential 
development above the Town’s normal maximum density of 1 house per 35, if sufficient 
development rights are transferred under the Town’s TDR program. 

I am not proposing any amendments to the Comprehensive Plan this year that go beyond what 
the Commission may do with the two land owner requests. 

Paulson Request 

This request is along the west side of Vilas Hope Road and at the west edge of the Town.  The 
Paulson proposal is as shown on the following page and the materials included in the 
Commission’s packet: 
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This is a second attempt at a request that the Town rejected in 2017.  I do not believe that 
conditions have changed in the months since that action.  The following is essentially a 
restatement of my 2017 analysis of the Paulson request.   

I evaluated the Paulson request against what I believe are applicable criteria in the Town’s 
Comprehensive Plan, which to me suggests further analysis and negotiation with Madison 
before action should be taken.  Given my 2017 analysis of residential supply and demand in the 
Town, it doesn’t appear that the redesignation of this Paulson parcel is necessary to 
accommodate short-term development demand in the Town.  Therefore, I advise a deliberative 
approach.   
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The proposed Paulson Plan amendment area is separated from the nearest other Town planned 
development area on Map 10, in apparent conflict with the Town’s vision and several policies 
regarding guiding housing to already-developed areas.  There is a developed residential area at 
the south end of Vilas Hope Road/Gala Way that is with ¼ mile of the proposed amendment 
area and contains about 40 existing homes.   

If the Town is viewing the larger Vilas Hope Road corridor as an area to accommodate more 
residential development, I encourage the Town to first analyze the suitability of this area for 
such development, the interest of nearby property owners in further development, and the 
implications on intergovernmental relations.   Perhaps this proposal could then be viewed more 
logically in a larger context, or adjusted somewhat, perhaps including more development or 
more preservation, for example.  Or, perhaps this proposal will not make sense at the 
conclusion of such a broader analysis of the area. 

This part subdivision/part preservation aspect of this proposal raises a number of questions.  If 
this general area is to develop in the future, how viable will the preservation of one 70 acre 
farm going to be?   What sense will there be in the land use pattern if there are other examples 
of this type of “part subdivision/part preservation” scheme played out multiple times in this 
Vilas Hope Road corridor?   Or, will there be pressure to remove the conservation easement(s) 
later on?  And what would such removal mean for the area relative to the future vision for the 
area?  

This Paulson proposal seems to be in contrast to the intergovernmental cooperation/boundary 
preservation approach in the Intergovernmental Cooperation chapter of the Comprehensive 
Plan.  That approach calls for a concerted efforts towards intergovernmental boundary 
agreements first, and in the event of failure of such agreement negotiation, other efforts like 
residential development and conservation easements second.  In my opinion, this proposal may 
compromise the ability of the Town to reach a successful agreement with the City of Madison.  
The City and the Town have agreed to start intergovernmental agreement discussions within a 
few months.  I am having difficulty understanding how approval of this Plan amendment 
proposal at this time would be considered a positive start to such discussions. 

Finally, if one intent of this proposal is to preserve the Town’s western edge from annexation, I 
would ask the Town to consider if this is really a “defensible edge,” or if some point further east 
(e.g., Door Creek) might be a more defensible long-term/permanent Town boundary.  

Skaar Request 

This second request is to redesignate all or most of parcel 0711-332-9002-0 (“subject 
property”).  The subject property is 39.9 acres southwest of the Highway 12/N interchange, 
along the ~4,500 foot long Fieldview Lane cul-de-sac.  There are currently around 10 homes 
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along this cul-de-sac, most of which were in place before the interchange was built in the late 
1990s.  Before then, Fieldview Lane connected to Highway 12 and some of these existing homes 
had individual driveways to the highway.  The interchange project cut off all direct access to 
Highway 12 in this area. 

The subject property is directly west of a future “Commercial Development Area” designated in 
the Town Comprehensive Plan.  Per Figure 8 of the Plan, the “Commercial Development Area” 
is intended for “a range of agricultural business, retail, commercial service, storage, light 
assembly, institutional, health care, research and development, institutional, and recreational 
uses.”  Recognizing that some of these uses may present challenges to nearby residences, 
Figure 8 also includes standards for buffering and lighting control.   

The 25 acre parcel directly east of the subject property is zoned C-2 Commercial, and is partially 
developed with a kennel.  I understand that this parcel has also been approved for mini-
warehouses.  The row of houses directly north of the subject property is zoned R-1.  Three 
more houses were built to the northwest in the early 2000s. 

The elevation of the subject property drops about 100 feet from south to north.  There are two 
relatively distinct drainageways, which are associated with the steepest (20%+) slopes and 
wooded parts of the subject property.  There are no apparent wetland, floodplain, or hydric 
soils on the subject property.  Soil quality ranges from Group II to IV+.  It is unclear whether the 
subject property retains any Residential Density Units (i.e., splits, rights to build home(s)).  
There is no current density study, and ownership history of this and contiguous lands is fairly 
complex. 

The map that accompanied Mr. Skaar’s request suggests that the part of the subject property 
containing the existing farm buildings would be excluded from the Plan change.   This would 
result in an unusually shaped and small remaining “Agricultural Preservation Area.”   Land’s 
redesignated away from “Agricultural Preservation Area” either ought to follow parcel lines, 
which is the preferred approach, or be accompanied by a detailed legal description as a second 
option. 

From my professional perspective and per Town plans and ordinances, this proposal has a 
number of potential “selling points” as well as disadvantages. 

Among the aspects that tend to support its redesignation to “Neighborhood Development 
Area” are the following: 

• Adjacent to an area that already contains ~10 existing homes plus more existing and 
planned development to the east.  One component of the Town’s vision (p. 4) is to 
“guide housing development away from farming areas and towards developed areas.”   
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• No apparent significant environmental limitations.  The natural drainageways and 
significant slope from south to north suggest the need for thorough erosion control and 
stormwater management planning, particularly since there are a row of existing homes 
to the immediate north. 

• Not among the best agricultural soils in the Town. 

• Development of the subject property would require the permanent preservation of 
farmland in remaining planned “Agricultural Preservation Area” lands in other parts of 
the Town, via the Town’s transfer of development rights program.  No residential 
subdivision could be developed on the subject property without such a transfer of 
Residential Density Units from elsewhere.  It may be worthwhile to ask the applicant if 
he has a notion of where he would obtain these RDUs.   

• Relatively distant from City or Village and their expected zone of significant interest.  
Still, the subject property is in the City’s extraterritorial jurisdiction and therefore any 
subdivision would require City approval. 

The disadvantages or negatives associated with redesignating the subject property include the 
following: 

• Would result in a likely significant number of additional homes along the ~4,500 
Fieldview Lane cul-de-sac, which runs counter to the intent of Town and County plans 
and ordinances.   The Town’s Comprehensive Plan suggests that the Town will “require 
interconnected new roads in planned development areas to control highway access, and 
improve access to deeper parcels.  Minimize cul-de-sacs/dead end streets.” (page 46).  
Both Town and County subdivision ordinances set a maximum cul-de-sac length of 1,000 
feet.  This extra-long cul-de-sac is a product of WisDOT highway planning, not the result 
of any Town or County plan or action.  Still, placing more homes along a non-compliant 
cul-de-sac seems contrary to Town and County plans/ordinances, good emergency 
access/evacuation planning, and good neighborhood design.  Good transportation 
planning suggests that local traffic intending to use Vilas Road ought not to be forced to 
use a U.S. Highway for about a mile to do so.  If this proposal is to move forward, I 
suggest it be accompanied by a serious effort to extend Fieldview Lane west to connect 
with Vilas Road.    

• The Town Plan suggests that the Town will “plan for a sufficient supply of developable 
land for housing…at a pace consistent with recent development trends” (page 38).  It 
does not appear that increasing residential land supply is necessary to accommodate 
short-term development demand in the Town, as revealed through a study I shared with 
the Commission in 2017.  It would also be interesting to learn how many Residential 
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Development Units could be used (i.e., new homes built) on the subject property, 
without this Plan amendment request.  

• The Town’s adjacent “Commercial Development Area” is intended for a potentially wide 
range of businesses that will benefit from a rural setting, away from large 
concentrations of homes.  That is why the Town plan states on page 32 that “[b]ecause 
of the intensity and impacts of some of these [planned] uses, the Town will discourage 
new residential development in this area.”  A new residential subdivision adjacent to 
this area may invite future conflicts between land uses, and between people during the 
processes necessary to approve them.  This being said, the site directly east has already 
been approved for mini-warehouses—a relatively quiet neighbor. 

• Relatedly, existing residents along Fieldview Lane may view the request may be an 
unexpected and unwelcome change by and engender significant neighborhood. 

If the Commission is included to move to the next step with this request, I recommend that the 
Commission and Mr. Skaar discuss and attempt to remedy these deficiencies.   
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�P�a �r�c �e�l�s� �(�J�u�n�e� �2�0�1�7�)

Future Land Use Categories

�A�g�r�i�c �u�l�t�u�r�a �l� �P�r�e�s�e�r�v�a �t�i�o�n� �A�r�e�a

�A�g�r�i�c �u�l�t�u�r�a �l� �T �r�a �n�s�i�t�i�o�n� �A�r�e�a

�O�p �e�n� �S�p �a �c �e� �a �n�d � �R�e�c �r�e�a �t�i�o�n� �A�r�e�a

�N�e�i�g�h�b �o�r�h�o�o�d � �D�e�v�e�l�o�p �m �e�n�t� �A�r�e�a

�C�o�m �m �e�r�c �i�a �l� �D�e�v�e�l�o�p �m �e�n�t� �A�r�e�a

�R�e�s�o�u�r�c �e� �P�r�o�t�e�c �t�i�o�n� �C�o�r�r�i�d �o�r

�C�i�t�y� �o�f� �M�a �d �i�s�o�n� �E�x�t�r�a �t�e�r�r�i�t�o�r�i�a �l
�J�u�r�i�s�d �i�c �t�i�o�n� �B�o�u�n�d �a �r�y� �(�J�a �n�.� �2�0�1�7�)

�V �i�l�l�a �g�e� �o�f� �C�o�t�t�a �g�e� �G�r�o�v�e
�E�x�t�r�a �t�e�r�r�i�t�o�r�i�a �l� �J�u�r�i�s�d �i�c �t�i�o�n
�B�o�u�n�d �a �r�y� �(�J�a �n�.� �2�0�1�7�)

�T �o�w�n� �o�f� �C�o�t�t�a �g�e� �G�r�o�v�e� �L �i�m �i�t�s
�(�J�u�n�e� �2�0�1�7�)

�S�u�r�f�a �c �e� �W�a �t�e�r

�N�o�t�e�:� �L �a �n�d �s� �i�n� �t�h�e� �A�g�r�i�c �u�l�t�u�r�a �l� �P�r�e�s�e�r�v�a �t�i�o�n
�A�r�e�a �,� �i�n�c �l�u�d �i�n�g� �l�a �n�d �s� �a �l�s�o� �m �a �p �p �e�d � �R�e�s�o�u�r�c �e
�P�r�o�t�e�c �t�i�o�n� �C�o�r�r�i�d �o�r�,� �m �a �y� �s�e�r�v�e� �a �s� �T �D�R
�S�e�n�d �i�n�g� �A�r�e�a �s� �i�n� �t�h�e� �T �o�w�n ��s� �T �D�R� �p �r�o�g�r�a �m �.
�L �a �n�d �s� �i�n� �t�h�e� �N�e�i�g�h�b �o�r�h�o�o�d � �D�e�v�e�l�o�p �m �e�n�t
�A�r�e�a �,� �a �n�d � �i�n� �t�h�e� �A�g�r�i�c �u�l�t�u�r�a �l� �T �r�a �n�s�i�t�i�o�n� �A�r�e�a
�o�n�c �e� �t�h�e� �T �o�w�n� �d �e�s�i�g�n�a �t�e�s� �s�u�c �h� �l�a �n�d �s� �a �s
�a �p �p �r�o�p �r�i�a �t�e� �f�o�r� �m �o�r�e� �i�n�t�e�n�s�i�v�e� �d �e�v�e�l�o�p �m �e�n�t�,
�m �a �y� �s�e�r�v�e� �a �s� �T �D�R� �R�e�c �e�i�v�i�n�g� �A�r�e�a �s�.
�S�e�e� �L �a �n�d � �U �s�e� �c �h�a �p �t�e�r� �f�o�r� �f�u�r�t�h�e�r� �d �e�t�a �i�l�s�.
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